DELEGATED APPLICATION REPORT 				

Target Date: 23/02/2021						

Application No: 201880/FUL 
Address: 40-48 Mount Pleasant, Reading
Proposal: Demolition of existing car repair garages and erection of 6 family dwellings and associated landscaping, waste and bicycle storage
Case officer: Claire Ringwood


SITE DESCCRIPTION, SURROUNDING AREA AND BACKGROUND

The application site is an area of hardstanding used for car parking with a group of single storey vehicle repair garages located at the rear.  There are levels at the site and it is located on the west side of Mount Pleasant, south of the MAP Community Centre and north of 50 Mount Pleasant which is a two and a half storey Grade II listed building (along with 52 and 54 Mount Pleasant).  The MAP Community Centre is a large two storey building with high chain-link fencing and there are two storey residential terrace properties to the east and west.  The surrounding area is predominantly residential with a mixture of types, styles and design.  

PROPOSAL

The proposal is for the demolition of the single storey buildings and the construction of 6 terraced houses with ancillary landscaping, bin and cycle stores.  The proposed development will provide shared amenity space to the front, private amenity space at the rear and roof terraces.

The development will be car free but would provide a disabled and visitor space at the front of the site.  Pedestrian access to the side of the listed building for 50 Mount Pleasant will be retained and a new shared amenity space is proposed to the front of the proposed dwellings.

The materials will consist of red brick to the main part of the building (including decorative brickwork to the roof terraces) to match the existing colour of brick on the listed building with slate hanging where required and slate roofs.  Dark grey window and door frames would match the roof in colour and would be similar to the listed building at 52 Mount Pleasant.  PV solar panels are proposed to the main roofs and green roofs to the bin and cycle stores.

There were billboards at the front of the site and the agent has confirmed that these had been removed and would not be re-installed.
 
PLANS CONSIDERED

The agent submitted the following plans and information, received on 5th January 2021:

Design and Access and Planning Statement
[bookmark: _Hlk87877708]Drawing No: 01 P1 – Site Location Plan 
Drawing No: 002 P1 – Block Plan, Urban Grain, 3D Views 
Drawing No: 010 P1 – Combined Floor Plans 
Drawing No: 011 P1 – Combined Roof Plan 
Drawing No: 013 P1 – Existing Plans 
Drawing No: 014 P1 – Existing and Proposed Elevations  
Drawing No: 015 P1 – Proposed Elevations in Context
Drawing No: 111 P1 – House 1 Detailed Plan 
Drawing No: 112 P1 – House 2, 3, 4, 5 Detailed Plans 
Drawing No: 113 P1 – House 6 Detailed Plan 
Flood Map for Planning 
Passivhaus Low Energy Design Report

The agent submitted the following plans and information, received on 18th June 2021:
Drawing No: 010 P2 – Combined Floor Plans 
Drawing No: 011 P2 – Combined Roof Plan 
Drawing No: 014 P2 – Existing and Proposed Elevations 
Drawing No: 015 P2 – Proposed Elevations and Section in Context
Drawing No: 111 P2 – House 1 Detailed Plan	
Drawing No: 112 P2 – Houses 2, 3 Detailed Plan
Drawing No: 113 P2 – House 6 Detailed Plan 
Drawing No: 114 P2 – House 4, 5 Detailed Plan 
Daylight Sunlight response – north facing gardens
Daylight and sunlight assessment 
Technical Note – Site Assessment 

The agent submitted the following plans, received on 5th August 2021:
Drawing No: 002 P5 – Block Plan, Urban Grain, 3D Views
Drawing No: J32-5843-001 – Masterplan Review

The agent submitted the following plans, received on 17th August 2021:
Drawing No: 002 P6 – Block Plan, Urban Grain, 3D Views
Drawing No: 016 P2 – Bin Store and Bike Store Details

The agent submitted the following amended plans, received on 2nd December 2021:
Drawing No: 002 Rev P7 - Block Plan, Urban Grain, 3D Views
Drawing No: 011 Rev P3 - Combined Roof Plan
Drawing No: 113 Rev P3 - House 6 Detailed Plan

RELEVANT PLANNING HISTORY

200814/PREAPP - Demolition of sheds to rear of site. Redevelopment of site of 40-48 to provide 10 flats with associated parking and landscaping. Changes to vehicle access.  Observations sent 29/07/2020.  

CONSULTATION RESPONSES

The following addresses were consulted: Mount Pleasant: 22-24, 50, 52, 35-49 (o) and Southampton Street: 175, 177 and 179.  Two letters of objection have been received raising concerns with regards to:

1. Overdevelopment 
2. Amenity for occupiers in terms of internal space and proximity to 50 Mount Pleasant
3. Accessing bus stops
4. Parking
5. Archaeological potential 
6. Continued impact on neighbouring properties from previous, existing and proposed developments in terms of noise, visual and traffic disruption and accessing property due to road blockages
7. Loss of light and overshadowing 
8. Overlooking and loss of privacy                                                             
          
Development Control Transport (initial comments)  

Mount Pleasant (A327) is a one-way street and is a main transport corridor.   The site is located within the Zone 2, the primary core area but on the periphery of the central core area which lies at the heart of Reading Borough, consisting primarily of retail and commercial office developments with good transport hubs.

In accordance with the adopted Parking Standards and Design SPD, the development would be required to provide a parking provision of:
· 1 space per 1 and 2 bedroom dwelling 
· 2 spaces for the 3 bedroom dwelling.

This therefore equates to a total off road parking provision of 7 parking spaces.  Unlike the previously submitted pre-application, this application proposes a car free development but would provide a disabled and visitor space at the front of the site.  In parking terms, the development falls below the Council’s Parking Standards as only 2 parking spaces are available on-site.  As stated in the Councils current Parking Standards, should a developer require fewer spaces than detailed in the standards document, then there would need to be demonstration, to the Highway Authority’s satisfaction, that there would be no detriment to highway safety as a result.   Rationale as to why a lower parking provision should be considered is therefore required.

Submitted block plan 2787 002 P1 illustrates the proposed 2 parking spaces, of which 1 will have an EV charging point. The dimensions of the parking spaces will need to be provided in accordance with the Councils current Parking Standards and Design SPD. Tracking diagrams will be required illustrating vehicles entering and exiting the proposed parking spaces as well as tracking for small delivery vehicles entering and exiting the site.  

The Design and Access Statement states that the new street provides safe access to each of the houses whilst retaining access to the rear of the listed building, to a number of small workshops.  Further details are required as to the type of workshops and what the existing parking provision for these workshops is. 

It is noted that there is an extensive area of hard standing, which could be utilized by future occupants of the proposed dwellings for unrestricted parking and could impact the Highway as this could cause vehicles to reverse out onto Mount Pleasant.  Information as to how this will be managed is required, this may require reviewing landscaping.

The Design and Access Statement states that secure cycle storage is to provided at the front of the site within a bike store with 6 individual secure cupboards for each household. Details of the proposed storage units is required. In a development of this nature storage within the private gardens of each dwelling in the form of a garden shed would be acceptable.

Plans indicate that a shared bins store is to be provided at the front of the site.  The Design and Access Statement states that the bin store will be fitted with a sliding door for access directly off the street.  Detailed plans of the bin storage are required.  

The applicant provided information to address the points raised above and these were confirmed to be acceptable subject to planning conditions being applied. No objections raised. 

Natural Environment Trees

Previous natural environment comments stated the application demonstrates agreeable natural environment criteria in principle but fails to provide all the necessary details and requires small amendments to proposed plans. It questioned a proposed tree location (in relation to parking and EV charge port), the intent to remove existing northern boundary treatment and a lack of SUDs integration in the design.

With reference to the 12th June 2021 Hives Architects, Design Team response to planning comments and the Block Plan, Urban Grain, 3D views Drawing. No. 002 revision P3, the following are noted:

More development space has been provided for the proposed tree in question and it has been decided to retain the existing northern boundary vegetation (with replacement planting provisioned where necessary). Permeable surfaces have been extended, as has been the soft landscaping provisions in front of each house and along the southern site boundary.

It is necessary that careful species consideration will be given for the southern boundary vegetation as it is heavily shaded by the building at no.50. Shade tolerant species should be selected. It is arguable if Totem Pole Cypress is a good species choice for this location – it prefers full sunlight and is also not a native species, therefore not helping much with biodiversity. This can be amended via later submissions subject to condition.

As previously concluded, the application demonstrated tree and landscaping principles and is supported by the Natural Environment team. Please add condition L2 (landscaping - feel free to omit any hard details), L3 (boundary treatment) and the following amended informative I24 to secure landscaping and tree protection details:
[bookmark: _Hlk87278828]I24	Do not damage the street trees 
You are advised to avoid the use of the pavement for development related activity, e.g. storage of materials, due to the resulting potential harm to important street trees.

Environmental Protection 

Our monitoring shows Air Quality is well within objective levels and 6 dwellings will not have a significant impact on it and an Air Quality Assessment is not required.  I would like to see a noise assessment - Mount Pleasant is a busy through road, so the properties on the front façade could be exposed to quite a bit of noise.  Standing advice also states that the following conditions should be applied 1) The control of noise and dust, 2) Construction and demolition hours of work and 3) No bonfires. 

Conservation & Urban Design Officer 

Planning (Listed Buildings and Conservation Areas) Act 1990
Section 16(2) requires the local planning authority to have special regard to the desirability of preserving the listed building or its setting or any features of special interest which it possesses.

National Planning Policy and Guidance
National Planning Policy Framework (NPPF) - Section 16
National Planning Practice Guidance

Reading Borough Council – Local Plan 2019
Conservation Area: Kendrick Road
Policy EN1: Protection and Enhancement of the Historic Environment

Other guidance
Historic England Good Practice Guide Note Number 2: managing significance in decision-taking. 
Principles of Conservation (Historic England, 2008) 
Guide to the Conservation of Historic Buildings 
(British Standards Publication BS 7913:2013, 2015)

Site issues

The site is adjacent to 3 listed building, which are to the south of the site, (see Fig 1).  The description of the listed buildings has been included in the design and access statement.  The site rises slightly to the west and has been used as a garage. 

	Fig 1:  Council GIS Map showing site circled in RED. 

	[image: ]


Comments

A pre-app was submitted and options for the site were discussed and the proposed scheme was modified to take on board comments regarding ameliorating the impact on the listed buildings. The consultants stated: “It was clear after pre-app advice that a different approach would be needed on this site, and we used the opportunity of a meeting with the Design Review Panel, held on the 13th October, 2020, to suggest alternative site layouts in order to address urban and conservation. The final scheme has evolved and is now considered an enhancement to the site and surrounding streetscape.

	Fig. 2: Relationship of new scheme to the listed buildings on the left. 
The proposed new design is an enhancement of the existing site and no objections are raised and it is generally supported.


	[image: ]



Recommendation

There are no objections to the proposal, subject to:

1. 	Standard materials condition;
2. 	Landscaping details to be submitted for approval.  

Parks & Leisure 

Request a contribution of £2,000 per unit (>75m2) as the green space provided is of limited value. This contribution will be used to provide enhanced recreational facilities for the additional residents in the new properties.

Ecology 

The proposed development is in a predominantly urban location and is unlikely to affect protected species. This part of Reading however supports a population of swifts whose numbers have declined in recent years in part to a lack of nesting sites which are found in buildings. 

As such, in accordance with paragraph 175 of the NPPF, which states that “opportunities to incorporate biodiversity in and around developments should be encouraged” (if you are minded to recommend approval of the scheme) it is recommended that the applicant be asked to modify their drawings to show six swift bricks in appropriate locations (this could be secured via a planning condition but it would be preferable to have these details shown on the approved plans). 

A condition should also be set so that full details of the landscaping scheme are submitted to and approved in writing by the council.

Berkshire Archaeology 

There are potential archaeological implications associated with this proposed scheme. Mount Pleasant is part of the historic street plan of Reading, providing access from the early post-medieval town towards the south. The street was developed by at least 1611, as shown on Speed’s map, placing this site on the limit of the medieval town. Recent archaeological investigations less than 130m north of these proposals, at 40-68 Silver Street, have revealed important medieval remains, including two tile kilns and a building fronting Silver Street. 

Therefore the application site falls within an area of archaeological significance and archaeological remains may be damaged by ground disturbance for the proposed development. It is therefore recommended that a condition requiring a programme of archaeological works including a Written Scheme of Investigation is applied should permission be granted in order to mitigate the impacts of development. This is in accordance with Paragraph 199 of the NPPF which states that local planning authorities should ‘require developers to record and advance understanding of the significance of any heritage assets to be lost (wholly or in part) in a manner proportionate to their importance and the impact, and to make this evidence (and any archive generated) publicly accessible’.




EQUALITY ACT 2010

In determining this application the Council is required to have regard to its obligations under the Equality Act 2010. However, there is no indication or evidence (including from consultation on the application) that the protected groups identified by the Act have or will have different needs, experiences, issues and priorities in relation to this particular planning application.  Therefore, in terms of the key equalities protected characteristics it is considered there would be no significant adverse impacts as a result of the development.

RELEVANT PLANNING POLICY AND GUIDANCE

Section 38(6) of the Planning and Compulsory Purchase Act 2004 requires that proposals be determined in accordance with the development plan unless material considerations indicate otherwise.  Material considerations include relevant policies in the National Planning Policy framework (NPPF) - among them the 'presumption in favour of sustainable development'.

The following local and national planning policy and guidance is relevant to this application:

National Planning Policy Framework 
National Planning Policy Guidance 

Reading Borough Local Plan (2019): 
CC1: Presumption in Favour of Sustainable Development
CC2: Sustainable Design and Construction
CC3: Adaptation to Climate Change
CC5: Waste Minimisation and Storage
CC6: Accessibility and the Intensity of Development
CC7: Design and the Public Realm
CC8: Safeguarding Amenity
EN1: Protection and Enhancement of the Historic Environment 
EN2: Areas of Archaeological Significance 
EN9: Provision of Open Space
EN10: Access to Open Space 
EN12: Biodiversity and the Green Network
EN14: Trees, Hedges and Woodland
EN15: Air Quality 
EN16: Pollution and Water Resources 
EM3: Loss of Employment Land
H1: Provision of Housing
H2: Density and Mix 
H3: Affordable Housing 
H5: Standards for New Housing 
H10: Private and Communal Outdoor Space 
TR3: Access, Traffic and Highway-Related Matters 
TR4: Cycle Routes and Facilities 
TR5: Car and Cycle Parking and Electric Vehicle Charging 

Supplementary Planning Guidance/Documents: 
SPG: Planning Obligations under s.106 (2015) 
SPD: Sustainable Design and Construction (2019)
SPD: Revised Parking Standards and Design SPD (2011)
SPD: Affordable Housing (2021)

Tree Strategy for Reading (March 2021)

APPRAISAL

Main considerations:
a) Principle of development
b) Housing mix
c) Design and impact on the setting of the listed building and character of the area 
d) Residential amenity
e) Transport implications
f) Landscaping
g) Affordable Housing
h) Open Space Contribution 
i) Sustainability  
j) Community Infrastructure Levy

a) Principle of development

Policy EM3 seeks to ensure the overall level of employment land is maintained.  Although 40-48 Mount Pleasant is not located within a Core Employment Area, Policy EM3 states that in other areas, the following matters will be considered when assessing proposals which would result in a loss of employment land:-

(i) Is access by a choice of means of transport, including access to the strategic road network, poor, and likely to remain poor? 
(ii) Is the continued use of the site for employment, including the potential for redevelopment for employment uses, viable? 
(iii) Is there a surplus of a similar size and type of accommodation in Reading? 
(iv) Would continued employment use of the site detrimentally affect the amenity and character of a residential area? 
(v) Is the need for alternative uses stronger than the need for the retention of employment land? 
(vi) Would the proposal result in a piecemeal loss of employment land where there is potential for a more comprehensive scheme?

The site is easily accessible with good links into and out of Reading.  The current use as a car repair workshop is located within a predominantly residential area and does not contribute positively to the streetscene or the character of the area and does not enhance the setting of the listed buildings.  

The principle of residential development is therefore considered acceptable subject to meeting the relevant planning policies and other material considerations below.  The proposal is also in line with Policy H1 (Provision of Housing) as it will contribute to the housing need in Reading and will provide family housing as required in Policy H2 (Density and Mix) where paragraph 4.4.9 states “homes with two or more bedrooms, capable of accommodating families, represent the majority of the need”.  

b) Housing Mix 

[bookmark: _Hlk98165260]Policy H2 states that wherever possible, residential development should contribute towards meeting the needs for the mix of housing set out in figure 4.6, in particular for family homes of three or more bedrooms.  Paragraph 4.4.9 does state however that “homes with two or more bedrooms, capable of accommodating families, represent the majority of the need”.  

The scheme comprises 6 houses:

1 x 3 bedroom / 4 person house 
5 x 2 bedroom / 3 person houses 

The proposed mix is for two bedrooms or more and is therefore acceptable in this instance.

c) Design and impact on the setting of the listed building and character of the area 

Policy CC7 requires all development to be of high design quality that maintains and enhances the character and appearance of the area of Reading in which it is located. The various components of development form include layout, landscape, density and mix, scale – height and massing and architectural detail and materials.  Policy EN1 states “Historic features, areas of historic importance and other elements of the historic environment, including their settings will be protected and where possible enhanced……Proposals should seek to avoid harm in the first instance……Applications which affect Listed Buildings will not have an adverse impact on those elements which contribute to their special architectural or historic interest including, where appropriate, their settings”. 

The current use of the site does not contribute positively to the street scene nor does it enhance the setting of the listed buildings.  The proposed development is an interesting scheme that varies from the normal type of residential development the LPA would normally see in that it does not directly face the street and provides a shared communal frontage.

The proposed dwellings are about 6m away from the side of the listed building at 50 Mount Pleasant and set slightly back from its building line which will retain the prominence of the listed building.  Design cues from the listed building have also been incorporated into the design of the development and as such the proposed development is not considered to harm the significance of the listed building.  

The bin store is to the front of the site and forward of the listed building however it is set back from an existing electricity sub-station directly to the north and is approximately 14.5m away from the listed building, is single storey, green roofed and in materials that match the listed building.  The bin store has also been reduced in size (originally including cycle storage).  The bin store is not considered to be overly prominent within the streetscene or harmful to the setting of the listed building.

The design of the proposed houses is different from neighbouring properties although the materials proposed are similar to those on the listed building.  There is a mix of styles and designs locally but due to the orientation of the properties and separation distances the scheme does not compete with neighbouring properties and as it is a ‘stand-alone’ development the different style and design is considered appropriate in this instance.  The height of the proposed dwellings are lower but similar in scale to the listed building and the last dwelling at the rear, steps forward of the building line to form a “book-end” to the new street.  Overall the proposed development creates a well-balanced ensemble with features of the listed building introduced into the development.  The design of the scheme has taken into account the tight constraints of the site, such as orientation and limited amenity space, by introducing a shared amenity area to the front and south facing roof terraces.  It is however considered important to remove all permitted developments rights in this instance to ensure that any future development, due to the constraints of the site and the proximity to the listed buildings, are appropriately assessed.

As such, the proposed development is considered of high design quality that enhances the character and appearance of the area and which improves the setting of the listed buildings in comparison to the existing use and is in accordance with Policies CC7 and EN1 of the Reading Borough Local Plan. 

d) Residential amenity

Policy CC8 (Safeguarding Amenity) of the Reading Borough Local Plan states that development will not cause a detrimental impact on the living environment of existing residential properties or unacceptable living conditions for new residential properties, in terms of:

· Privacy and overlooking;
· Access to sunlight and daylight;
· Visual dominance and overbearing effects of a development;
· Harm to outlook;
· Noise and disturbance;
· Artificial lighting;
· Vibration;
· Dust and fumes;
· Smell;
· Crime and safety; or
· Wind

Impact on neighbour amenity 

The proposed dwellings will not impact 50 Mount Pleasant, this building only has one side window at the top of the gable and the orientation is such that there will be no loss of light or overshadowing from the proposed dwellings.  The proposed dwellings are separated from the MAP Community Centre to the north by the rear gardens and the main external area to the MAP Community Centre is located to the north of this building.  Although there are windows to the side elevation of this building it is not in residential use and not permanently occupied.  Although views of the MAP Centre will be possible from first and second floor windows, these are bedrooms windows and less regularly occupied.  

Residents of neighbouring properties on the east side of Mount Pleasant will notice the proposed buildings however they are a sufficient distance away and had the proposed dwellings directly faced the road this would not be an unusual arrangement.  There is also sufficient distance from the proposed houses with regards to views of the rear gardens of properties within the row to the south to ensure there is no loss of privacy or overlooking.

The properties to the west on Southampton Street have long rear gardens and there is a distance of approximately 35m between the original rear elevation of these neighbouring properties and the side of the proposed dwellings.  The proposed dwelling along the rear boundary of the properties on Southampton Street has no side facing windows and additional screening on the roof terrace has been included to retain privacy.  The privacy screening will be opaque glazed and will be at a height of 1.7m (secured by condition).  Although the neighbouring properties along Southampton Street will notice the additional height and depth of the proposed dwellings, the orientation and the distances between the properties is sufficient to ensure there is no harm in terms of visual dominance or overbearing effects of the development and there is not considered to be any loss of privacy or overlooking.  

A concern has been raised with regards to previous developments locally and the impact this has had in terms to noise and disturbance and road blockages for neighbouring properties.  It is unfortunate that development creates such issues however it is not a reason for refusing a planning application.  Conditions will be imposed to control the hours of demolition and construction and a Construction Method Statement will be required to ensure that the development is carried out safely.  It is expected that the removal of the car repair business and a car free development will benefit the neighbouring properties once the development is complete in terms of reduced noise and disturbance.

Overall the proposed development is not considered to have a detrimental impact on the living environment of existing residential properties and is in accordance with Policy CC8 of the Reading Borough Local Plan.

Amenity of proposed dwelling

[bookmark: _Hlk51582979]In addition to Policy CC8 above, policies H5 (Standards for New Housing) and H10 (Private and Communal Outdoor Space) also apply.  Policy H5 states that new build housing will need to comply with the nationally-prescribed space standard.

The proposed dwellings are described as 2.5 storey in height.  Policy H5 only provides space standards for 2 storey or 3 storey dwellings.  There are no space standards included for 2 bedroom properties with 3 storey’s however the requirements for a 2 bedroom / 3 person 2 storey dwelling is 70sqm and 84sqm for a 3 bedroom/ 4 person dwelling (although for a 3 storey dwelling a 3 bedroom / 4 person dwelling should be at least 90sqm).

The submitted Design and Access and Planning Statement shows House 1 measuring 78.8sqm and the other remaining 2 bedroom houses at 82.8sqm and the 3 bedroom house as 101.1sqm.  All the proposed dwellings therefore exceed the nationally-prescribed space standards.  The internal layouts are acceptable with adequate sized bedrooms (which meet the size requirements in Policy H5) and living accommodation.  The proposed development therefore, provides an acceptable standard of accommodation and is in accordance with Policy H5 of the Reading Borough Local Plan. 

Sunlight/daylight 

Due to the orientation of the properties the amount of daylight/sunlight is reduced and the rear garden area will be overshadowed.  However, a daylight and sunlight assessment has been submitted which demonstrates that adequate levels of light can be achieved.  This assessment resulted in a small increase in window sizes at first floor level and amended plans were submitted.  The proposal acknowledges the limited level of sunlight to the rear gardens but this has been mitigated by providing south facing roof terraces and an increased area of soft landscaping to the communal amenity space at the front.   

Outdoor space 

[bookmark: _Hlk98168772]Policy H10 sets out that “Dwellings will be provided with functional private or communal open space wherever possible, that allows for suitable sitting-out areas, children’s play areas, home food production, green waste composting, refuse storage, general outdoor storage and drying space.  Houses will be provided with private outdoor space whereas flats may be provided with communal outdoor space, balconies and/or roof gardens.”  

Paragraph 4.4.87 of Policy H10 sets out that in the past, the Council has sought the following minimum provisions for private or communal outdoor space and they provide a useful guide for proposals: (a) Houses: Useable private outdoor space should be no less than the gross floor area of the dwelling to which it relates (measured externally and including garage space).

Policy H10 also states that “The design of outdoor areas will respect the size and character of other similar spaces in the vicinity, clearly identifying whether they are private or communal spaces, ensure that they are appropriately related to main entrances, enhance safety and the perception of safety for future residents and the general public, and not be compromised by the relationship of other buildings which may be detrimental in terms of overlooking, overbearing or overshadowing.”

The submitted scheme has been designed around the constraints of the site and due to the orientation of the properties the rear private garden spaces will not receive a large amount of sunlight and will be overshadowed by the main buildings.  They are also smaller in size than would normally be required.  However, the proposed development also includes private south facing roof terraces and provides shared amenity space to the front.  The combined private amenity space varies from 30-40sqm per dwelling which is relatively small but much better than would be provided for flats.  

Officers initially raised concerns that the shared amenity space to the front was not suitable as it was mainly laid to hardstanding however this has been addressed throughout the course of the application and a number of amendments have been made to introduce more planting and landscaping with the width of the street being reduced.  The fact remains however, that the overall amenity space is small and a contribution towards open space was considered appropriate in this instance and this is addressed in more detail below.  

In order to comply with Policy H5 the proposal has been designed in line with Building Regulations M4(2) ensuring the properties will be accessible and adaptable. 

Taking all of the above in to consideration it is considered that the design approach to the scheme has given sufficient thought to the amenity of future occupiers and would ensure that the development provides an acceptable living environment for future occupants and would not feel overly cramped or unpleasant.  The proposed development is therefore considered in accordance with policies CC8, H5, H10 and EN16 of the Reading Borough Local Plan.

e) Transport implications

The Council’s Transport section have agreed that because of the sustainable location and the fact the Council is able to control and regulate the parking in the area via the Residents Parking Scheme we could accept a ‘car free’ development.  This would be on the basis that future occupiers would not be entitled to a resident’s parking permit.

Drawing No: 002 P6 – Block Plan, Urban Grain, 3D Views illustrates the proposed 2 parking space of which 1 will have an EV charging point the dimensions of the parking spaces are in accordance with the Councils current Parking Standards and Design SPD. 

Tracking diagrams were provided on 5th August 2021 addressing movements in and out of the parking spaces and it is stated that delivery vehicles will not enter the site but utilise the shared parking bays located on Mount Pleasant which in principle is acceptable.

Through the course of the application it came to light that vehicular access was being sought to facilitate a future development by the applicant, who also owns 50 Mount Pleasant.  Any future planning application for 50 Mount Pleasant would need to be assessed on its own merits at the time an application is submitted.  Officers have assessed the current application on the basis of the front of the properties being used as shared amenity space.  As mentioned above, amendments have been made to reduce the amount of hard surfacing with the introduction of additional soft landscaping.  The paving would be permeable and it would be important that the material selection ensures this space works as it should.  Details of these materials will be required by condition.  The Council’s Transport section are satisfied that the shared amenity space would not be suitable for parking and a condition will be imposed restricting any parking along this space.

The scheme originally proposed a bin and cycle store to the front of the site however in order to reduce the size of this building at the street frontage, cycle storage is now provided in the rear garden of each dwelling which is deemed acceptable.

Subject to the recommended conditions the proposal complies with policies TR4 and TR5 and is acceptable.

f) Landscaping 

The site is within an AQMA and a low canopy ward, as well as within a designated treed corridor.  Two existing street trees will remain and have been allowed enough space to grow and there are options to protect them during construction.

Landscaping has been introduced directly to the front of the properties and extended landscaping and tree planting to the front of the site and between the proposed dwellings and 50 Mount Pleasant.  The vegetation to the northern boundary is to be retained with replacement planting where necessary and a green roof to the bin and cycle stores is proposed.  

The Natural Environment Tree officer, following amendments to the landscaping scheme, advised the application demonstrates agreeable natural environment criteria in principle but fails to provide all the necessary details and requires small amendments i.e. careful consideration for the southern boundary vegetation due to shading from buildings but officers are satisfied that this can be addressed by way of conditions.

In accordance with paragraph 175 of the NPPF which states that “opportunities to incorporate biodiversity in and around developments should be encouraged” the Council’s Ecologist requested six swift bricks in appropriate locations to be included within the development.  Drawing No: 015 P2 – Proposed Elevations and Section in Context was submitted showing six boxes on the rear of each dwelling however the type and make of the boxes is not known.  Officers are happy for this to be addressed by way of condition.

g) Affordable Housing 

The Council’s adopted Policy H3: Affordable Housing states “on sites of 5 – 9 dwellings, a financial contribution will be made that will enable the equivalent of 20% of the housing to be provided as affordable housing elsewhere in the Borough.” The GDV of the sold price was used to calculate the contribution as £232,250 and the applicant has agreed to enter into a Section 106 legal agreement on this basis.

h) Open Space Contribution 

The open space within the development is of limited value being restricted in terms of sitting immediately adjacent to inhabited property, limited in space and being overshadowed. There is a resultant expectation that residents will be using close by open space for recreation thus creating a need to increase capacity and quality. Parks and Leisure therefore request a contribution of £12,000 to be invested in nearby outdoor green / play space; The Tank in Spring Terrace and Waterloo Meadows. Both play areas are within an 800m distance from the development, consistent with the priorities of the Council’s Open Space Strategy. The Tank provides recreational activities for children and young people, whereas Waterloo Meadows supplies teen provision. Existing users of the Tank may be displaced to Waterloo Meadows due to the increased use of the Tank and its limiting capacity due to size, by residents of the new development. Two sites, within the appropriate distance of the development, have been named to enable the funding to be used to ensure that an improvement in open space and recreational facilities can be delivered for residents of varying ages, as well as existing and new users.

i) Sustainability 

Policy H5: Housing Standards, requires that all new build housing integrate additional measures for sustainability. In light of this conditions are recommended to ensure the development meets the following requirements:

· Higher water efficiency standards of 110 litres per person per day; and
· A 19% improvement over building regulations energy requirements

Although secured by planning condition, these new requirements will be administered through the Building Regulations. Confirmation of compliance will need to be submitted to the LPA to discharge the condition.

The Design and Access and Planning Statement states the proposed development has the potential to perform significantly better than the policy requirement and the dwellings are designed around the Passivhaus principles subject to further detailed design.  If this could be achieved it would be a significant benefit to the scheme.

j) Community Infrastructure Levy

The proposal will be subject to Community Infrastructure Levy (CIL).  The relevant form has been submitted and a liability notice will be sent following the issuing of a decision.  CIL does not form part of the determination of the application.   

CONCLUSION

In overall terms the planning merits of the proposal (including the provision of an affordable housing financial contribution and an open space contribution) are considered to be acceptable within the context of national and local planning policies, as detailed in the appraisal above. As such, full planning permission is recommended for approval, subject to conditions and completion of the S106 Legal Agreement.

RECOMMENDATION

Grant subject to S106 legal agreement.

Conditions
1) TL1 - Time Limit – 3 years 
2) AP1 – Approved Plans
3) M2 - Materials (to be submitted) 
4) PD1 - Permitted development rights removed
5) L2 – Landscaping (to be approved)
6) L3 - Boundary Treatment
7) C2 - Construction Method Statement (to be submitted)
8) DC1 - Vehicle Parking (as specified)
9) DC3 - Vehicular access (as specified) 
10)  DC5 - Cycle Parking (as specified) 
11)  DC8 - Refuse and Recycling (as specified)
12)  DC20 - Parking Permits 1
13)  DC21 - Parking Permits 2
14)  DC24 - EV Charging Points 
15)  On-site parking and access
16)  N9 - Noise Assessment (to be submitted)
17)  C1 - Construction and demolition hours of work
18)  No bonfires
19)  Swift boxes
20)  Programme of archaeological works (to be submitted) 
21) SU3 SAP Assessment MINOR
22) SU4 SAP Assessment Minor
23) Privacy screening 

Informatives
IF1 – Positive and Proactive
IF2 - Pre-commencement conditions 
IF3 – Highways
IF4 - S106
IF5 - Terms and Conditions
IF6 - Building Control 
IF7 - Complaints about construction 
IF8 - Encroachment
I11 - CIL 
I13 – Parking Permits 
I24 – Do not damage street trees 
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